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1.
Background

1.1
Conservation areas define the special architectural and historic interest that gives places their distinct character
.  Local authorities justify their designation of conservation areas by publishing character appraisals and maps.  Planning law requires the currency of designations to be kept under periodic review.

1.2
In 2008, Lancaster City Council embarked on a phased programme to review all of its 37 conservation areas.  The first phase considered the Morecambe Conservation Area.  Then seven appraisals were completed for a series of towns and villages to the north and north east of Lancaster.  The third phase addresses the City of Lancaster itself.
1.3
It is common for conservation area appraisals to recommend minor adjustments to the designated boundaries to reflect building changes or evolving views as to what is of special interest.  Where significant adjustments are made, an appraisal can soon become out of date because it does not address the newly designated parts.  

1.4
For Lancaster, the City Council have considered it prudent to review the boundaries first and make any adjustments before producing an appraisal of the revised area.  The purpose of this report, therefore, is to assess the options for boundary changes and to make recommendations for designation.
2.
The existing conservation areas

2.1
The city centre of Lancaster is broadly contained within the triangle formed by the River Lune to the north, the railway line to the west and the Lancaster Canal to the south and east.  The first designations for the City were made shortly after conservation areas had been introduced by the Civic Amenities Act in 1967. 

2.2
The housing development on the site of the former Bath Mill was designated in 1983 and the Moor Lane Mills Conservation Area followed in 1987.  In 1988, the city centre’s designations were re-organised into two contiguous areas covering much of the triangle: the Castle Conservation Area and the City Centre Conservation Area.  
2.3
The Aldcliffe Road Conservation Area, which follows the Lancaster Canal away from the city to the south west, was added in 1993.

2.4
The existing conservation areas are shown on Map 1. 
3.
Consultation

3.1
As a prelude to the forthcoming conservation area appraisal of Lancaster, a public workshop was held at the Town Hall on 28th September 2009.  It was organised by the City Council and was attended by over 30 local people several of whom represented further organisations, such as amenity groups and residents’ associations.  A questionnaire was provided so that views could be made known at or after the meeting.
3.2
The wide-ranging discussions covered a series of topics, of which the issue of boundaries was particularly significant.  Several points were immediately apparent:
· The meandering boundary between the Castle and City Centre areas has little apparent meaning today whatever logic there may have been for it in 1988
· The boundary to the east and south east cuts across parcels of land and in some cases through buildings.  The reason for this was that it followed the line of a proposed relief road, which has since been abandoned
· The Moor Lane Mills Conservation Area does not fully reflect the extent of the industrial interest in that vicinity
3.3
From the workshop discussions it was clear that changes are necessary in detail, to avoid the anomalies where properties are partly in and partly out of the conservation areas, and more broadly to include further areas that contribute to the special interest of the city.  A range of suggestions were put forward at the meeting, and subsequently through the questionnaire, and these are considered in the next section.

3.4
One of the outcomes of the workshop is this report and its recommendations, which are now being consulted upon.  Responses will be taken into account before the City Council makes a formal designation of any boundary changes.

3.5
When the boundaries have been settled, an appraisal of the city’s conservation area(s) will be prepared and this will be the subject of a further formal consultation in the spring of 2010 before being finally published later in the year.
   

4.
Options


Organisation

4.1
Larger towns and cities may have several conservation areas reflecting the different characters of separate neighbourhoods.  Where these areas are contiguous, however, the distinction between them may not be all that apparent and some places opt instead for a single large designation.  The advantage of this is that any further sub-division into character areas, for the purposes of the appraisal, can be made on an informal basis.  
4.2
There was full agreement at the workshop, and in subsequent views, that no particular purpose is served by the current arrangement of separate, but adjoining, conservation areas for the Castle and the City Centre.  It was considered, therefore, that they should be unified together with any further extensions.  It will then be for the appraisal to identify character areas within the formal designation that define its special interest.  


Additions and subtractions

4.3
It should be noted that no suggestions have been made to reduce the extent of the existing designations for Lancaster and none is proposed.

4.4
It has been suggested that the whole of the Lancaster Canal is an historical artefact for which a conservation area could be designated along its entire length
 and certainly the process has started with the Aldcliffe Road Conservation Area, which follows the canal south west away from the city. 
4.5
If the canal to the east of the city was designated, it would make sense to include the area between it and the City Centre Conservation Area.  Although this strip has suffered much demolition since the relief road was proposed, it is still very much part of historical Lancaster.  The existing conservation area boundary is anyway unsatisfactory in the way it reflects the line of the proposed road, rather than the special interest of the city, and cuts across buildings and sites.
4.6
Historical significance in this area includes:

· The surviving Victorian street plan

· The former Independent Methodist Church and Sunday School on the north side of Nelson Street

· The Primitive Methodist Church on the corner of Moor Lane and Edward Street

· Nos.3/5 Edward Street

· The former brewery in Brewery Lane,

· Historic buildings to the west of Brewery Lane and behind the continuous frontage from No.27 St Leonard’s Gate to No.19 Moor Lane
· Moor Lane Mills either side of Moor Lane

· The industrial range at Heron Works between Moor Lane Mills and Edward Street

· Nos.64/66 Alfred Street

4.7
Part of this area has already been designated and, if the City Centre Conservation Area was extended to the canal, the Moor Lane Mills Conservation Area would be subsumed within it.
4.8
There are also areas that address the east side of the canal and form part of the backdrop to the city centre.  These include the historic industrial buildings of the White Cross Industrial Estate, St Peter’s Cathedral, the short brick terrace on St Peter’s Road, and the housing areas at Woodville Street/Bath Street and the Dry Dock area.  Areas further to the south and east, such as South Road and the Freehold Estate, have also been suggested. 


4.9
On the west side of the canal, the De Vitre Street/Shaw Street area echoes the Dry Dock estate and there have been suggestions also for including the Bulk estate immediately to the north.
4.10
Between St Leonard’s Gate and North Road, the conservation area includes the site of the former Gillows furniture works, but not the range of Victorian buildings fronting Phoenix Street which include the Drill Hall and the Phoenix Club.  Similarly, on the north side of North Road, the conservation area includes buildings immediately to the east of the Church of St John with St Anne, but not Nos.30/32.
4.11
A more radical option on the north side of the conservation area is to include the river and the late 19th century housing estate on the north bank between Lune Street and Derby Road.  While these houses are prominent in views across the river, their inclusion would mean also including the former railway lands that are now a large supermarket, car park and Green Ayre Park.
4.12
The main railway line forms an emphatic boundary on the west side of the city although there have been suggestions for designations further west.  While Dallas Road is included, the slightly less grand Blades Street, between Dallas Road and the railway, is not, even though they are contemporary.
4.13
The terraces across the ends of Portland Street and Regent Street are included in the City Centre and Aldcliffe Road Conservation areas, but the streets themselves form an undesignated gap.  Their inclusion would allow the addition of the contemporary terraces of Brook Street as well.  However, it would also necessitate the inclusion of the modern DIY store on Aldcliffe Road. 

5.
Assessment

5.1
Designation of a single conservation area for the city will allow the subsequent appraisal to define character sub-areas with softer edges and, where necessary, they can even overlap.  This means that it would no longer be necessary to make hard distinctions between, say, the castle and the commercial core.
5.2
In relation to establishing conservation areas generally, government policy makes it clear that designation involves a wide range of considerations, all of which can be addressed in a conservation area appraisal:
‘It is the quality and interest of areas, rather than that of individual buildings, which should be the prime consideration in identifying conservation areas.  There has been increasing recognition in recent years that our experience of a historic area depends on much more than the quality of individual buildings – on the historic layout of property boundaries and thoroughfares; on a particular ‘mix’ of uses; on characteristic materials; on appropriate scaling and detailing of contemporary buildings; on the quality of advertisements, shopfronts, street furniture and hard and soft surfaces; on vistas along streets and between buildings; and on the extent to which traffic intrudes and limits pedestrian use of spaces between buildings.  Conservation area designation should be seen as the means of recognising the importance of all these factors and of ensuring that conservation policy addresses the quality of townscape in its broadest sense as well as the protection of individual buildings.’
 

5.3
While local authorities are urged not to designate areas lacking any special interest, it has been held that it is reasonable to use designation to conserve the setting of an area of architectural or historic interest.  It is also accepted that the special interest of a conservation area as a whole does not necessarily apply equally to all of its constituent parts.
5.4
In considering potential extensions, a few principles can be drawn from these points:
· If an area on the edge of the conservation area has special architectural or historic interest of its own, independent of the city centre, the possibility of a separate designation should be considered.  This might apply to the Freehold Estate or the Moorlands and Primrose Hill areas. 

· An extension might not be appropriate if it requires the inclusion of large areas that are not clearly of architectural or historic interest.  This might apply to the houses on the north bank of the Lune whose inclusion would necessitate the inclusion also of an extensive supermarket and car park, the modern Fire Station and the retail warehouses on Bulk Road.  In this case, it would be better to consider the houses in the context of a full evaluation of Skerton.
· On the other hand, it is reasonable to include pockets of new development where they are incidental to wider gains.  Thus the logic of uniting the ends of Portland Street and Regent Street within a conservation area would justify the inclusion of the DIY store.  Similarly, the inclusion of the White Cross area and the canal would justify the inclusion of the modern flats to the south of the Magistrates’ Court.  
· Although the car parks along the former relief road corridor may superficially lack special interest, their designation would be justified by the integral part they play in the special interest of the city as a whole.  They also provide the setting for historic buildings and other features including those listed at 4.6 above. 
· The case may be made for areas with a distinctly different character of their own to remain as separate designations.  For instance, the Bath Mill Conservation Area recognises a single, remarkable development that is unlike the rest of the city.  The Aldcliffe Road Conservation Area is also separate because it leads away from the city and is not an integral part of the centre.

5.5
Although the quality of historic areas is reflected in many factors besides buildings, such as spaces and planting, boundary walls, paving and street furniture, a useful shorthand is to plot ‘positive’ buildings.  While listed buildings and scheduled monuments are protected by their own statutory provisions, positive buildings are those which, although not listed, make a positive contribution to the character of a conservation area, or would do so if included.

5.6
Factors that make buildings positive include their age, detailing and 
survival, and the way in which they relate to their context.  National 
policy provides a presumption in favour of retaining positive buildings in 
conservation areas.

5.7
Map 2 shows the scheduled monuments and listed buildings in Lancaster, which tend to be clustered towards the historic core, and then an assessment of the positive buildings.  There are concentrations of positive buildings in Penny Street and China Street but, as noticeable, are the developments of late 19th century terraced housing towards the edges.  
5.8
Artisan housing is an element that has been considerably overlooked in 
previous conservation area designation.  Yet the monumental 
achievements of the mills, the Town Hall, the commercial centre, the 
hospitals, railways and the canal would have been impossible without 
the parallel development of housing.  

5.9
Lancaster is fortunate that the tradition of building in stone persisted well into the 20th century whereas in other places it was often overtaken by brickwork.  While this has left a legacy of terraces with robust and lasting 
detail, it is their ubiquity that perhaps explains why their significance has not been fully acknowledged.
  
5.10
There is now an opportunity to redress the balance, and safeguard this important setting of the city centre, through conservation area designation.
6.
Recommendations
6.1
A number of recommendations arise from consideration of the existing 
conservation areas, the public workshop and subsequent responses.  
They will be modified as necessary in the light of further public 
consultation:


1.
The existing conservation areas for the Castle, the City Centre 

and Moor Lane Mills should be amalgamated into a single 


designation called the Lancaster City Conservation Area

2.
The Bath Mill and Aldcliffe Road conservation areas should 

remain separate

3.
The Lancaster Canal, from Penny Street Bridge to the Dry Dock, 

should be included in the new designation
4.
This extension on the east and south sides of the city should also include:

· Land and buildings between the canal and the existing City Centre Conservation Area

· The historic industrial buildings and the former barracks on the White Cross Industrial Estate

· St Peter’s Cathedral, including the burial ground behind and Swan Yard in front of it
· Nos.21-29 (odd) St Peter’s Road

· Housing between Woodville Street and Bath Street on the north side of Moor Lane

· The Dry Dock estate (Garnet Street, Mill Street, Nun Street,  Wolseley Street and the dry dock)
· Housing on the west side of the canal at Alfred Street, De Vitre Street, Denis Street and Shaw Street

5.
Extensions on the north side of the city should include all the buildings on the south east side of Phoenix Street (the Drill Hall and the Phoenix Club) and Nos.30/32 North Street

6.
On the west side of the city, Blades Street should be included


7.
The northern boundary of the Aldcliffe Road Conservation Area 

should be redrawn to follow Carr House Lane 
8.
Terraces on the north side of Carr House Lane (Morningside and Portland Place) together with Regent Street and Portland Place should be taken into the new Lancaster City Conservation Area, as should Brook Street and the adjacent terraces fronting the south side of Carr House Lane.
6.2
The recommended boundary changes are shown on Map 3.

6.3
It is also recommended that consideration should be given, in due course, to further possible conservation area designations for:

· The Freehold Estate

· The Moorland Estate

· The Primrose Hill Estate including South Road, Springfield Street and Meadowside

· The Bulk area from Factory Hill to Ridge Street

· Skerton
 – Housing on the north bank of the river (Lune Street, Earl Street, Derby Road, Albert Road, Lord Street, Back Lord street and Lune Terrace) 
6.4
While there is a statutory duty to review conservation area designation from time to time, the question of designating any further areas would also be subject to the availability of resources both to identify areas and to ensure their future management.

�  For further information, ‘Conservation areas – a guide for owners and occupiers’ is available to download from the Lancaster City Council website or contact the Council’s Conservation Team (01524 582945).





�   Section 69 of the Planning (Listed Buildings and Conservation Areas) Act 1990


�   This possibility was put forward in the conservation area appraisal for Bolton-le-Sands and at the workshop.  There are plenty of precedents for designating whole canals as conservation areas, for instance the Trent & Mersey Canal, the Grand Union Canal and the Macclesfield Canal.


�  Paragraph 4.2 – Planning Policy Guidance Note 15 (PPG15) – Planning and the Historic Environment - 1994


�   Paragraph 4.27 of Planning Policy Guidance 15 (PPG15) – Planning and the Historic environment – 1994 





�  See, however, Andrew White and Michael Winstanley – Victorian Terraced Houses in Lancaster – 1996  


�   Skerton was a village long before it became an extramural suburb of Lancaster.  It would, therefore, merit a more systematic survey of conservation area potential across the whole settlement. 
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